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Cover Letter and Executive Summary 
 

May 8, 2015 

 

Office of the City Clerk 
South Miami City Hall 
6130 Sunset Drive 
South Miami, FL 33143 

Ms. Menendez, 

TischlerBise is pleased to submit the enclosed proposal to develop an Economic Impact Analysis for the 
City of South Miami.  

The City of South Miami is an established community, with a small town feel defined by ten distinct 
residential neighborhoods. The vast majority of nonresidential development is located within a six-block 
radius from the Route 1 corridor that bisects the City. Nonresidential development radiates from the 
Route 1 and Sunset Drive intersection at which there is a Miami-Dade Transit MetroRail station. 
According to analysis conducted by TischlerBise, the City of South Miami has approximately 5 million 
square feet of active nonresidential square feet that hosts just over 13,300 jobs. This equates to a 1.11 to 
1 jobs to population ratio for the City. Data for 2010 from the U.S. Census Bureau suggest approximately 
one-quarter of all nonresidential establishments are Educational Services, Healthcare, Social Assistance, 
or Public Administration, most of which would be exempt from property tax liabilities.  

Based on recent development trends, the City of South Miami expects an extended period of slow growth 
dominated by redevelopment activity. Therefore, the City seeks opportunities to increase efficiencies to 
ensure fiscal sustainability for the long term. One option explored is the annexation of adjacent 
unincorporated Miami-Dade County sub-areas that would realign the City’s northern boundaries. Recent 
City planning efforts prioritized a list of five areas for annexation that would create a more logical City 
boundary and/or increase the City’s ability to serve existing noncontiguous enclaves of the City. While 
annexation is an attractive option for communities wishing to increase their taxable base, the costs 
associated with extending City services should not be overlooked.  Because of these costs, it may be 
more effective for the City to encourage (and perhaps incentivize) infill and redevelopment opportunities 
in order to ensure a fiscally sustainable tax base.   

We feel that our team brings several distinct advantages to the process of handling this important fiscal 
and economic analysis for the City of South Miami: 

� No other firm has the depth of experience that TischlerBise brings to this assignment. 
TischlerBise is the nation’s leading fiscal/economic impact, impact fee, and infrastructure financing 
consulting firm. We have completed over 700 fiscal impact studies across the country – more than 
any other firm.  



 

 2 

� TischlerBise has successfully prepared and assisted with the implementation of similar 
analyses for many communities over the past five years. The TischlerBise project team has 
conducted several analyses similar in complexity and scale to this assignment. The majority of these 
assignments included the evaluation of multiple scenarios reflecting differences in absorption and 
phasing, and density and physical development patterns, all of which affect the factors used in 
development of the fiscal impact model.      

� TischlerBise's project team for this assignment is comprised of two nationally recognized 
experts in the area of fiscal/economic impact analysis and national leaders in sustainable 
planning. Carson Bise, who will serve as Project Manager for this assignment, has developed and 
implemented more fiscal impact models than any planner in the country and is widely regarded as the 
leading national practitioner in the field. This level of national experience allows us to facilitate 
meaningful conversations with City service providers and identify cost drivers for specific services that 
can vary due to the unique characteristics of a jurisdiction. In addition, Mr. Bise has authored several 
publications related to fiscal impact analysis and lectured extensively on the subject. Julie Herlands 
has substantial fiscal impact analysis experience as is demonstrated in this proposal and is 
recognized as a national expert.   

� As a small firm, we have the flexibility and responsiveness to meet all deadlines of your 
project. We offer you the level of service and commitment that the larger firms save for their largest 
clients. 

We look forward to the possibility of working with the City of South Miami and are committed to providing 
you with top-quality support at a very competitive price.    

Sincerely, 

 

 
 
 
L. Carson Bise II, AICP, President 
TischlerBise 
Phone: 301-320-6900 Ext. 12 
E-mail: carson@tischlerbise.com 
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Firm Overview 
TischlerBise, Inc., was founded in 1977 as Tischler, Montasser & Associates. The firm became Tischler & 
Associates, Inc., in 1980 and TischlerBise, Inc., in 2005. The firm is a Subchapter (S) corporation, is 
incorporated in Washington, D.C., and maintains offices in Bethesda, Maryland and Bradenton, Florida. 
The firm’s legal address is: 

 
Principal Office Florida Office 
L. Carson Bise, AICP, President Dwayne Guthrie, AICP, Principal 
4701 Sangamore Rd, Suite 240  606 3rd Avenue #304 
Bethesda, MD 20816 Bradenton, FL 34205 
301.320.6900 x12 (w) | 301.320.4860 (f)  
carson@tischlerbise.com 

All work related to this assignment will be conducted out of the firm’s Bethesda, Maryland office. 

TischlerBise is a fiscal, economic, and planning consulting firm specializing in fiscal/economic impact 
analysis, impact fees, market feasibility, infrastructure financing studies and related revenue strategies. 
Our firm has been providing consulting services to public agencies for over thirty years. In this time, we 
have prepared over 700 fiscal/economic impact evaluations and over 800 impact fee/infrastructure 
financing studies – more than any other firm. Through our detailed approach, proven methodology, and 
comprehensive product, we have established TischlerBise as the leading national expert on revenue 
enhancement and cost of growth strategies. The graphic depicts our vast fiscal/economic impact 
experience with clients nationwide. 

While every community is unique, our unsurpassed national experience provides invaluable perspective 
for our clients and is a primary reason TischlerBise staff members are frequently called upon to speak on 
fiscal and economic impact analysis for various national groups and organizations including the American 
Planning Association, the National Association of Homebuilders, Growth and Infrastructure Consortium 
(formally the National Impact Fee Roundtable), the Urban Land Institute and the Government Finance 
Officers Association.   
As our proposal demonstrates, no other firm can match the depth of our experience in the area of local 
government fiscal impact analysis, which incorporates the elements of fiscal and demographic analysis 
specified in the City’s RFQ. Our Project Manager, Carson Bise, AICP, is widely considered the leading 
national fiscal/economic impact practitioner in the United States. The core services provided by 
TischlerBise all involve:    

� Determining existing and projected residential and nonresidential growth for 10-, 20- and 30–year 
periods.  
 

� An examination of local government budgets to determine fixed and variable costs and revenues 
and the true costs of service. 
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� Evaluations of departmental operating structures and determination of existing levels of service 

as well as the most appropriate method of projecting future costs (including staff) and revenues.  
 

� Developing meaningful and realistic capital improvement plans. 
 

� Evaluation of implementation strategies that lead to fiscal sustainability. 
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Personnel and References 
Project Team Overview 
Our TischlerBise project team has successfully prepared similar analyses for many communities over the 
past several years similar in complexity and scale to this assignment. The majority of these assignments 
included understanding local and regional context and evaluating multiple scenarios reflecting differences 
in absorption and phasing, geographic service areas, variations in levels of service, and density and 
physical development patterns, all of which affect the factors used in development of the fiscal impact 
model for this assignment.  The organizational chart shows our project team for this assignment. 

 
 

 
 
To successfully navigate through any fiscal/economic impact analysis, the 
consultant and their team must possess specific, detailed, and customized 
knowledge not only of the technical aspects of the analysis, but also of the context 
of the analysis in achieving the City’s relevant policy goals. Two of TischlerBise’s 
Project Team members, Carson Bise and Julie Herlands, are national leaders in 
the field of fiscal impact analysis. Mr. Bise and Ms. Herlands frequently deliver 
presentations at national, regional, and state conferences and have served as 
organizers and presenters at a half-day American Institute of Certified Planners (AICP) Training 
Workshop entitled Fiscal Impact Assessment at the American Planning Association (APA) National 
Planning Conference in 2008 and 2009. Mr. Bise is featured in the APA/AICP education and training 
series workshops: The Economics of Density, From Soup to Nuts: Paying for Growth, and Fiscal 
Assessment. Our Project Team of Carson Bise, AICP, Julie Herlands, AICP, and Ben Griffin will provide 
seamless support to this assignment.  Detailed discussion of each team member’s role and experience is 
discussed below. 

City of South Miami 

Carson Bise, AICP 
Project Manager 

Ben Griffin 
Project Analyst 

Julie Herlands, AICP 
Principal Analyst 

�
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Carson Bise, AICP, President of TischlerBise, will serve as Project Manager for this assignment and will 
coordinate our Project Team’s interaction with the City to ensure that all work is completed properly, on 
time, and within budget. Mr. Bise, who has unsurpassed fiscal/economic impact analysis and 
infrastructure financing credentials, will have a major role in all consulting activities. Mr. Bise’s Florida 
experience includes work for City of South Miami, City of Kissimmee, City of Miami, City of North 
Miami, City of North Port, City of Surfside, City of Coral Gables, City of Plant City, Hernando 
County, Hillsborough County, Manatee County, Orange County, Polk County, Lee County School 
District, Miami-Dade County, Pasco County School District, Seminole County School Board and 
Sarasota County.   
 
Julie Herlands, AICP, Principal at TischlerBise, will provide primary analytical support as part of this 
assignment. Ms. Herlands has over fifteen years of relevant experience and has prepared fiscal analyses, 
market analysis and revenue strategies for local governments in more than fifteen states. Ms. Herlands 
has conducted fiscal impact evaluations of comprehensive plans and major development projects. Ms. 
Herlands’ Florida experience includes work for Lake County, Manatee County, City of Miami, Sarasota 
County, and the City of Coral Gables. 
 
Ben Griffin, Fiscal/Economic Analyst at TischlerBise, specializes in fiscal and economic impact analyses 
and will be providing GIS and demographic analysis support as part of this assignment.  Mr. Griffin has 
assisted with fiscal, economic and market analyses projects in seven states. 
 
 
Project Team Resumes 
 
L. Carson Bise, II, AICP, President 

Carson Bise has 25 years of fiscal, economic and planning experience and has 
conducted fiscal and infrastructure finance evaluations in 37 states. Mr. Bise has 
developed and implemented more fiscal impact models than any consultant in the 
country. The applications which Mr. Bise has developed have been used for evaluating 
multiple land use scenarios, specific development projects, annexations, urban service 
provision, tax-increment financing, and concurrency/adequate public facilities 
monitoring. Mr. Bise is also a leading national figure in the calculation of impact fees, 

having completed over 200 impact fees for the following categories: parks and 
recreation, open space, police, fire, schools, water, sewer, roads, municipal power, and 
general government facilities. Mr. Bise holds a M.B.A. in Economics from Shenandoah 
University and a B.S. in both Geography/Urban Planning and Political Science/Urban 
Studies from East Tennessee State University. Mr. Bise has also written and lectured 
extensively on fiscal impact analysis and infrastructure financing. His most recent 
publications are Fiscal Impact Analysis: Methodologies for Planners, published by the 
American Planning Association, a chapter on fiscal impact analysis in the book 
Planning and Urban Design Standards, also published by the American Planning Association, and the 
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ICMA IQ Report, Fiscal Impact Analysis: How Today’s Decisions Affect Tomorrow’s Budgets. Mr. Bise 
was also the principal author of the fiscal impact analysis component for the Atlanta Regional 
Commission’s Smart Growth Toolkit and is featured in the recently released AICP CD-ROM Training 
Package entitled The Economics of Density. Mr. Bise is currently on the Board of Directors of the Growth 
and Infrastructure Finance Consortium and recently Chaired the American Planning Association’s 
Paying for Growth Task Force. He was also recently named an Affiliate of the National Center for Smart 
Growth Research & Education. 

RECENT PROJECTS 

� Anchorage, Alaska – Fiscal Impact Analysis of General Plan Alternatives 
� Matsu Borough, Alaska – Fiscal Impact Analysis 
� Town of Sahuarita, Arizona – Fiscal/Economic Impact Model 
� Clovis, California – Fiscal Impact Analysis of Annexation Alternatives  
� Napa County, California – Fiscal Equity Study 
� Pasadena, California – Cost of Land Uses Fiscal and Economic Analysis 
� Imperial County, California –  Fiscal and Economic Analysis of Annexation Areas 
� Mesa County, Colorado – Fiscal Impact Analysis of Growth Scenarios 
� City of Westminster, Colorado – Fiscal Impact Model 
� City of Steamboat Springs, Colorado – Cost of Land Uses Study 
� City of Kissimmee, Florida – Fiscal Impact Analysis of Annexation Areas 
� Hernando County, Florida – Fiscal Impact Analysis 
� Hillsborough County, Florida – Fiscal Impact Analysis of Current Land Use Trend 
� Miami-Dade County, Florida – Fiscal and Economic Analysis of Rural and Agricultural Areas 
� Sarasota County, Florida – Fiscal and Economic Analysis of Development Prototypes 
� Columbus Consolidated Government, Georgia – Fiscal Impact Analysis  
� City of Olathe, Kansas – Fiscal Impact Analysis of Blue River 12 Plan 
� Mashpee, Massachusetts – Fiscal Impact Analysis of Mashpee Commons Project  
� Town of Barnstable, Massachusetts – Cost of Land Use Fiscal Analysis  
� Town of Salem, New Hampshire – Fiscal Impact Model 
� West Windsor, New Jersey– Fiscal Impact Analysis of T.O.D. Project and TIF Analysis 
� City of Tyler, Texas – Cost of Land Use Study 
� City of Draper, Utah – Fiscal Impact Analysis of SunCrest Development Project 
� City of Chesapeake, Virginia – Fiscal Impact Model 
� Frederick County, Virginia – Development Impact Model 
� City of Sun Prairie, Wisconsin – Fiscal Impact Analysis of Three Growth Scenarios 
 
EDUCATION 
M.B.A., Economics, Shenandoah University 
B.S., Geography/Urban Planning, East Tennessee State University 
B.S., Political Science/Urban Studies, East Tennessee State University 
 
CERTIFICATIONS AND LICENSES 
Member, American Institute of Certified Planners 



 

 10 

SPEAKING ENGAGEMENTS 
� Fiscal Impact Assessment, AICP Training Workshop, APA National Planning Conference 
� Dealing with the Cost of Growth: From Soup to Nuts, ICMA National Conference 
� Demand Numbers for Impact Analysis, National Impact Fee Roundtable 
� Calculating Infrastructure Needs with Fiscal Impact Models, Florida Chapter of the APA Conference 
� Economic Impact of Home Building, National Impact Fee Roundtable 
� Annexation and Economic Development, APA National Conference  
� Economics of Density, APA National Conference 
� The Cost/Benefit of Compact Development Patterns, APA National Conference 
� Fiscal Impact Modeling: A Tool for Local Government Decision Making, ICMA National Conference 
� Fiscal Assessments, APA National Conference 
� From Soup to Nuts: Paying for Growth, APA National Conference 
� Growing Pains, ICMA National Conference 
� Mitigating the Impacts of Development in Urban Areas, Florida Chapter of the APA 
� Impact Fee Basics, National Impact Fee Roundtable 
� Fiscal Impact Analysis and Impact Fees, National Impact Fee Roundtable 
� Are Subsidies Worth It?, APA National Conference 
 
PUBLICATIONS 
� “Next Generation Impact Fees,” American Planning Association Planners Advisory Memo 
� “Fiscal Impact Analysis: Methodologies for Planners,” American Planning Association.  
� “Planning and Urban Design Standards,” American Planning Association, Contributing Author on 

Fiscal Impact Analysis. 
� “Fiscal Impact Analysis: How Today’s Decisions Affect Tomorrow’s Budgets,” ICMA Press. 
� “The Cost/Contribution of Residential Development,” Mid-Atlantic Builder. 
� “Are Subsidies Worth It?” Economic Development News & Views. 
� “Smart Growth and Fiscal Realities,” ICMA Getting Smart! Newsletter. 
� “The Economics of Density,” AICP Training Series, 2005, Training CD-ROM (APA). 
 
 
Julie Herlands AICP, Principal 
Julie Herlands is a Principal with TischlerBise and has fifteen years of planning, fiscal, and economic 
development experience. Prior to joining TischlerBise, Ms. Herlands worked in the public sector in Fairfax 
County, Virginia, for the Office of Community Revitalization and for the private sector for the International 
Economic Development Council (IEDC) in their Advisory Services and Research Department. For IEDC, 
she conducted a number of consulting projects including economic and market feasibility analyses and 
economic development assessments and plans. Her economic and fiscal impact experience includes a 
wide-range of assignments in over fifteen states. She is a frequent presenter at national and regional 
conferences including serving as co-organizer and co-presenter at a half-day AICP Training Workshop 
entitled Fiscal Impact Assessment at the APA National Planning Conference. A session on impact fees 
and cash proffers presented at the APA National Conference is available through the APA training series, 
Best of Contemporary Community Planning 2005. She is the immediate past Chair of the Economic 
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Development Division of the APA and chaired the APA Task Force on Planning and Economic 
Development.  
 
RECENT PROJECTS 

� Napa County, California – Fiscal Equity Study 
� Town of Windsor, Connecticut – Fiscal Impact Analysis of Development Project 
� Lake County Schools, Florida – Cost of Land Use Study; Revenue Strategies 
� Shreveport Metropolitan Planning Commission of Caddo Parish, Louisiana – Fiscal and Economic 

Impact Analysis of Growth Scenarios 
� Anne Arundel County, Maryland – Fiscal Impact Analysis of Growth Scenarios; Revenue Strategies; 

Fiscal Model 
� Rouse Company/Howard County (Columbia), Maryland –  Fiscal Impact Analysis of Development 

Project 
� Town of Snow Hill, Maryland – Fiscal Impact Analysis of Development Project 
� State of Minnesota – Fiscal Disparities Program Study 
� Lincoln County, Nevada – Cost of Land Use Study; Revenue Strategies; Fiscal Model 
� City of North Las Vegas, Nevada – Cost of Land Use Study 
� Nye County/Town of Pahrump/Nye County Schools, Nevada – Cost of Land Use Study; Fiscal Impact 

Analysis of Growth Scenarios 
� University of North Carolina-Chapel Hill, North Carolina – Fiscal and Economic Impact Analysis of 

Development Project; Fiscal Model; Multijurisdictional Study 
� City of Coppell, Texas – Fiscal Impact Analysis of Development Project 
� City of Bluffdale, Utah – Fiscal Impact Analysis of Development Project 
� Henrico County, Virginia – Fiscal Impact Analysis of Growth Scenarios; Fiscal Model 
� Town of Leesburg, Virginia – Fiscal Impact Analysis of Growth Scenarios; Fiscal Impact Analysis of 

Annexation; Fiscal Model 
 
EDUCATION 
Masters of Community Planning, University of Maryland 
B.A., Political Science, University of Buffalo 
 
CERTIFICATIONS AND LICENSES 
Member, American Institute of Certified Planners 
 
SPEAKING ENGAGEMENTS 
� Local Fiscal Challenges and Planning Solutions, APA National Planning Conference 
� Fiscal and Market Assessment in Planning, APA Virginia Chapter Annual Conference; APA Maryland-

Delaware Regional Conference  
� Cash Proffers and Impact Fees, APA Virginia Chapter Annual Conference  
� Fiscal Sustainability, APA Webcast 
� Fiscal Impact Assessment, AICP Training Workshop, APA National Planning Conference 
� Infrastructure Financing: Funding the Gap, APA National Planning Conference 
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� Economic Development for Planning Practitioners, Training Workshop, APA National Planning 
Conference 

� Voluntary Mitigation Payments: An Alternative to Impact Fees, APA National Planning Conference 
� Proffers vs. Impact Fees: The Virginia Experience, National Impact Fee Roundtable 
� Impact Fee—Or Is It?, APA National Planning Conference 
� Planning and Fiscal Reality, APA National Planning Conference 
 
PUBLICATIONS 
� “Should Impact Fees Be Reduced in a Recession?” Economic Development Now, 2009, IEDC. 
� “Agreements, Fees, and CIP,” The Best of Contemporary Community Planning, 2005, Training CD-

ROM, APA and Lincoln Institute of Land Policy. 

 
Ben Griffin, Fiscal/Economic Analyst 

Benjamin Griffin is a Fiscal/Economic Analyst at TischlerBise with specialties in finance and economic 
development planning. Prior to joining TischlerBise, Mr. Griffin worked for the New Orleans Business 
Alliance (NOLABA) — the non-profit agency tasked with leading economic development initiatives for the 
City of New Orleans. During his time with NOLABA, he conducted field surveys to determine the 
economic health of key retail corridors and researched economic development initiatives. Prior to working 
for NOLABA, Mr. Griffin worked for the Jefferson Parish Planning Department where he gained 
experience in the short-range planning division. This provided practical experience in planning and zoning 
while also providing insight into the daily operations of a public sector planning department. Mr. Griffin 
also worked for the Preservation Resource Center of New Orleans where he helped guide the historic 
preservation staff through their own subdivision process. This involved working with the City’s planning 
and real estate departments, conducting public outreach, and representing the non-profit at council 
meetings. Finally, Mr. Griffin served as a facilitator during community meetings for the Livable Claiborne 
Communities study and worked with the New Orleans Redevelopment Authority to identify alternative 
sources of funding and redevelopment strategies to support the agency’s mission of reducing blight and 
revitalizing the City of New Orleans. 
 
EDUCATION 
Masters of Urban and Regional Planning, University of New Orleans 
B.B.A., Finance, University of Mississippi 
 
 
Florida Experience 

An important factor to consider related to this work effort is our relevant experience working in the 
State of Florida, including our recent impact fee assignment for the City of South Miami. This 
experience makes us intimately familiar with local government revenue structures as well as the planning 
and growth management issues facing Florida jurisdictions. The following is a list of completed and 
current projects in the State of Florida.  
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Florida Fiscal/Economic Clients 
Aventura Manatee County  Polk County 

Coral Gables Miami Port St. Lucie 

Deerfield Beach Miami-Dade County Punta Gorda 

DeSoto County Naples Sarasota County 

DeSoto Co. Schools North Miami Sebastian 

Hernando County North Port Seminole Co. Schools 

Hillsborough County Orange County South Miami 

Key Biscayne Ormond Beach Stuart 

Kissimmee Parkland Sunny Isles Beach 

Lake County Schools Pasco Co. Schools Sunrise 

Lake Wales Pelican Bay Venice 

Manatee County Plant City  West Miami 

 
 
Unsurpassed Similar National Experience 
As stated above, TischlerBise is the national leader in fiscal/economic impact analysis, having conducted 
more than 700 fiscal and economic evaluations, primarily for public sector clients. The table below 
provides TischlerBise’s vast fiscal/economic impact experience nationwide, outside of the State of 
Florida. 

State Client State Client 

AK Anchorage MO� Lee's Summit 

AK Matanuska-Susitna Borough NC� Fort Bragg -BRAC-RTF 

AR Little Rock NC� Cary 

AZ Casa Grande NC� Chatham County 

AZ Coolidge NC� Cornelius 

AZ Payson NC� Currituck County 

AZ Peoria NC� Davie County 

AZ Pima County NC� Guilford County 

AZ Queen Creek NC� Holly Springs 

AZ Sahuarita NC� UNC-Chapel Hill 
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State Client State Client 

AZ Scottsdale NC� Wake County 

AZ Surprise NC� Wilmington-New Hanover County 

AZ Winslow NC� Wilson 

CA Carlsbad NE� Lincoln 

CA Clovis NH� Salem 

CA Imperial County NJ� Edison 

CA Napa County NJ� Englewood 

CA Oceanside NJ Old Bridge 

CA Pasadena NJ West Windsor 

CA San Diego NM Albuquerque 

CO Aurora NM Bernalillo County 

CO Castle Pines NV Las Vegas 

CO Castle Rock NV Lincoln County 

CO Centennial NV North Las Vegas 

CO Lone Tree NV Nye County/Pahrump 

CO Louisville NV Reno 

CO Mesa County NV Washoe County 

CO Steamboat Springs NY Hampstead 

CO Westminster OH Dublin 

CT Groton OH Marysville 

CT Windsor OH Pickerington 

DE New Castle County OK Oklahoma City 

GA Atlanta OR Salem 

GA Columbus PA Adams County 

GA Garden City PA Delaware Valley Reg. Plan.Com. 

GA Suwanee PA Lancaster 

IA Ankeny PA Mt. Lebanon 

ID Hailey SC� Beaufort County 

ID Post Falls SC� Horry County 

ID Southeast Idaho Council of Governments SC� Orangeburg  
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State Client State Client 

ID Twin Falls SC� Rock Hill 

IL Bloomington TN� Germantown 

IL Champaign TN� Knox County 

KS Lawrence TN� Nashville-Davidson County 

KS Lenexa TX� Bexar County 

KS Olathe TX� Coppell 

KY Georgetown TX� Corpus Christi 

KY Lexington TX� Denton�

MA Barnstable TX� San Antonio 

MA Cape Cod Commission TX� Tyler 

MA Mashpee Commons UT� Bluffdale 

MA Somerville UT� Draper 

MD Anne Arundel County VA� Amherst County 

MD Calvert County VA� Augusta County 

MD Carroll County VA� Charles County 

MD Charles County VA� Chesapeake 

MD Frederick VA� Fairfax 

MD Howard County VA� Falls Church 

MD Prince George's County VA� Frederick County 

MD Queen Anne's County VA� Henrico County 

MD Rockville VA� Isle of Wight County 

MD Snow Hill VA� Leesburg 

MD St. Mary's County VA� Loudoun County 

MD Washington County VA� Norfolk 

MD Worcester County VA� Powhatan 

MN Apple Valley VA� Prince William County 

MN Coon Rapids VA� Pulaski 

MN Cottage Grove VA� Shenandoah University 

MN Minnesota Department of Revenue VA� Spotsylvania County 

MN Minneapolis VA Stafford County 
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State Client State Client 

MN Plymouth VA� Suffolk 

MN Roseville WA� King County 

MN Shakopee WI� Sun Prairie 

MN St. Paul WV� McDowell & Wyoming County 

 

 
Project Approach and Work Scope 
Market Feasibility.  In approaching this task, we recognize that conditions within the City’s economic 
structure and country in general have changed substantially in the past few years. There is much debate 
over how much and whether or not some of those changes are structural and permanent or simply 
temporary. For those believing that they are temporary, the length of time believed to be necessary for 
transition back to higher levels of employment, strong growth in retail sales and other factors, seems to 
increase almost on a monthly basis. This, coupled with dramatic and substantial continued globalization 
of economies and related economic development activity, provide opportunities within that uncertainty.   
 
To complete this analysis, the following must be understood to the fullest extent possible: 

� Understanding the City’s current economic and fiscal base. 

� Identification of emerging issues and trends. 

� Challenges of infill and redevelopment versus “greenfield” development and where the City falls 
within the market continuum. 

� Evaluation of the City’s current market position and analysis of the strengths and weaknesses relative 
to targeted economic development. 

� Market and market segment trends.  (Markets vary for economic functions and activity but include a 
full range of full and part-time residents, surrounding area residents, visitors for different purposes, 
other visitors for many purposes from farther distances, and others.) 

� Demographic and socioeconomic trends. 

� Availability of land. 

Critical to the development of potential development scenarios is a realistic understanding of the current 
economic and demographic conditions in the City of South Miami, as well as the region.  This 
understanding will inform the development of potential scenarios, providing a realistic understanding of 
the range of possible future conditions, and highlighting the challenges and opportunities that the region 
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faces. Once our project team has a complete understanding of demographic and economic trends and 
factors likely to influence future growth in the City, TischlerBise will forecast levels of population and 
employment growth for a 10-20 year period, including the amount of land absorbed. In addition to the 
baseline scenario developed as part of the Market Feasibility, our assessment will inform the alternative 
scenarios to be evaluated.       

Economic/Fiscal Modeling. The financial modeling and scenario testing conducted by TischlerBise will 
be prepared specifically for the City of South Miami’s budgetary conditions and unique characteristics of 
the City, which is the reason we recommend utilizing a case study-marginal approach in this work effort. 
The model developed for this assignment will reflect the fact that the Study Area is unique in terms of 
existing (and future) demographics, land use mix, infrastructure needs and associated operating costs. 
We believe that this approach represents the true cash flow to the public sector and will provide an 
analysis of growth scenarios that is grounded in fiscal reality. Our project plan will ensure the following 
items: 

� Constant collaboration with City staff to ensure a consensus approach while minimizing staff 
resources during the data collection tasks of the study. 

� Determination of the appropriate indicators of demand generated by the various development 
scenarios, relevant levels of service, and cost and revenue factors.   

� Results that are easy to understand and explain to internal and external stakeholders. 

There are several approaches to conducting fiscal impact analyses ranging from true marginal costing to 
the comparable community approach to average cost. All approaches have some merit and provide some 
degree of defensibility; however as the discussion below indicates, we believe that the best approach for 
providing meaningful fiscal analysis for future development in the South Miami area is the case study-
marginal approach.      

Factors that influence the City’s cost to provide infrastructure and services to new growth/annexation 
include the geographic location, timing or phasing, and the density (which influences the physical form of 
the development pattern). These factors indirectly influence other factors that must be considered when 
developing the fiscal model. For example the physical development pattern influences the design of the 
street network (grid versus curvilinear), and the density and geographic location can have an influence on 
transportation choices (e.g., availability of transit, other multimodal options). Another factor that must be 
considered is the potential cost of any intervention strategies required to implement a desired scenario. 
For example, the encouragement of infill or redevelopment frequently requires incentives such as tax 
increment financing or the creation of a redevelopment agency on behalf of a city, both of which have 
costs to the jurisdiction. Another example is public investment in infrastructure to implement economic 
development goals, which may take an extended period of time to recoup the upfront investment.   

The average cost approach is the most popular and frequently used method for evaluating fiscal impacts. 
Since this approach focuses on the average cost per capita or in some cases per capita and job, it does 
not consider the available capacities of existing capital facilities and is difficult to reflect the cost 
differentials associated with the factors discussed above. In addition, it masks spatial relationships and 
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the timing of additional facilities required to serve new growth. A major advantage of the case study-
marginal approach is greater accuracy in forecasting short-term impacts of growth and policy decisions.   

Utilizing a City’s Police Department as an example, the average cost approach would divide the 
expenditure for Police by population and possibly employment to arrive at a figure, say $21 per person. 
This cost would occur regardless of any spatial distribution. From a capital facility perspective, the case 
study-marginal approach would reflect whether the location and size of growth results in the need for 
additional Police substations or the establishment of new districts or “beats” that require additional staffing 
from day one in order to meet levels of service relative to response times. If it is determined that current 
resources are sufficient, Police costs would increase commensurate with the projected increase in calls 
for service resulting from each development scenario modeled for the City.   

The following scope of work provides detailed steps to ensure that the City’s project is completed 
successfully. We have designed this work plan to be responsive to the City’s specific needs and 
circumstances. 

 

TASK 1: PROJECT INITIATION / DATA ACQUISITION 

During this task, we will meet with City staff to establish lines of communication, review and discuss 
project goals and expectations related to the project, review (and revise if necessary) the project 
schedule, request data and documentation related to new proposed development, and discuss City staff’s 
role in the project. The objectives of this initial discussion are outlined below:  

� Obtain and review current demographics and other land use information for the City of South Miami  

� Review and refine work plan and schedule  

� Discuss current and previous work efforts related to this topic 

� Assess additional information needs and required staff support 

� Identify and collect data and documents relevant to the analysis 

� Identify any major relevant policy issues 

Meetings: 

One on-site visit to meet with various City project management team. 

Deliverables: 

1) Revisions to project schedule, if necessary. 2) Project team member contact list including names, 
location addresses, phone numbers, and e-mail addresses. 3) Data request memorandum. 
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TASK 2: MARKET ASSESSMENT 

In this task, TischlerBise will prepare an assessment of the real estate market conditions, as well as 
socioeconomic and economic trends. This will include:  

� An evaluation of demographic and economic trends affecting the City of South Miami.  This is incudes 
age, income levels, educational attainment, commuting patterns, in- and out-migration, changes in 
household size, etc. 

� A discussion of how demographic and economic trends in the City of South Miami, combined with 
national demographic and lifestyle trends, are likely to impact the City and region in terms of spending 
patterns and other behaviors, transportation and housing choices, etc., that will affect future land use 
mix and location in the City.  

� An evaluation of the residential, commercial, retail, governmental, cultural, and hotel sectors of the 
South Miami real estate market in order to understand challenges and opportunities for the City, as 
well as national real estate product trends, combined with demographic trends in the South Miami 
area.   

� Estimates of redevelopment potential 

Meetings: 

One multi-day visit to conduct meetings with City staff and private sector real estate/developer contacts 
and land owners.  

Deliverables: 

Technical Memorandum on Market Assessment. 

 

TASK 3: COLLABORATE WITH CITY STAFF TO DETERMINE FUTURE DEVELOPMENT 
SCENARIOS 

In this task, TischlerBise, in concert with City staff, will develop development scenarios and potential 
service areas to evaluate in the fiscal/economic modeling and scenario testing. These scenario 
assumptions will be informed by the Market Assessment conducted as part of the previous Task.  This will 
include the following: 

Redevelopment/Infill Scenario. TischlerBise will develop assumptions for potential development yields 
associated with a concerted effort by the City to strengthen existing nonresidential uses and encourage 
infill/redevelopment around the South Miami Metrorail Station.  The scenario will focus on short- term (0-
10 years) and long-term (11-20 years) development.  Likely intervention strategies (e.g., changes in 
zoning, implementation of infrastructure policy, financing tools, etc.) on behalf of the City of South Miami 
will also be discussed and incorporated.     

Expansion of Nonresidential Land Uses Scenario. This scenario will assume an expansion of 
nonresidential land uses into existing residential areas. Based on the Market Assessment conducted as 
part of Task 2, TischlerBise will develop assumptions for potential development yields associated with the 
transition of residential uses to nonresidential.      
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Annexation. This scenario will assume annexation of primarily nonresidential properties.  TischlerBise 
will determine the taxable values added as a result of this annexation, as well as the number of demand 
units (e.g., employees, vehicle trips, etc.) that will generate operating and capital costs to the City of 
South Miami.        

Profiles for Each Scenario.  To ensure the optimum inputs for each scenario, TischlerBise, with some 
assistance with City staff, will develop specific assumptions for each land use type that comprise each 
redevelopment scenario. For residential land uses (e.g., low-rise versus high-rise multifamily), these 
factors include person per household, lot size, assessed value, street frontage, vehicle trip and trip 
adjustment factors, average trip length, income and discretionary spending. From a nonresidential 
perspective this will include employment densities, vehicle trip generation rates and adjustment factors, 
trip lengths, street frontage, etc. These factors may vary by scenario and will serve to refine the costs and 
revenue factors by scenarios and geographic location.  For example, average daily vehicle trip generation 
rates are likely to be greater on the edges of the City versus development around the South Miami 
Metrorail Station.  The amount of residential street frontage added to the City’s system roadway network 
is likely to be less per unit as density increases.   

Meetings: 

One (1) on-site meeting with City project management team and relevant City staff. 

Deliverables: 

Technical Memorandum outlining Scenarios and Associated Assumptions.   

 

TASK 4: DEVELOP LEVEL OF SERVICE, COST & REVENUE FACTORS  

Departmental Interviews. In this task, we will conduct on-site interviews with City personnel to confirm 
our understanding of the departmental structure and scope of operations, discuss facility and geographic-
related variable costs and other operating expenses, and discuss and finalize methodologies for 
forecasting future demand for services and facilities resulting from redevelopment, expansion of 
nonresidential uses and annexation. As indicated elsewhere in this proposal, we recommend primarily 
using a case study-marginal methodology with some services projected using an average cost 
methodology in order to ensure that all relevant costs are captured in the analysis. Based on these 
interviews and information in City budgetary documents, we will determine the fixed, variable, and semi-
variable operating and capital costs for all relevant services and facilities. The demand sources for the 
various services and facilities will vary by activity and department. This experience allows us to facilitate 
meaningful conversations with service providers and identify cost drivers for specific services that can 
vary due to the unique characteristics of a jurisdiction. 

In determining capital facility costs resulting from the various development scenarios, we are likely to 
utilize one of two approaches, depending on data availability and discussions with staff. One approach 
will be direct entry of capital facility information, if it is known through budget and financial information that 
the facility will be constructed and will partially or fully serve growth from the proposed project. A second 
is for the fiscal impact model designed for this assignment to calculate the need for new capital facilities 
as a function of existing available capacities and projected growth from the project.   
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Development of Factors. Information obtained during the interviews, discussions with City project 
management team and from the budget and financial documents will be used to establish the different 
cost components for the various service providers—including both facility and non-facility related 
operating expenses, as well as methodologies for forecasting future capital facility needs and associated 
operating expenses. 

Meetings: 

Two (2) on-site visits to meet with various City departments.    

Deliverables: 

See Task 5.   

 

TASK 5: PREPARE LEVEL OF SERVICE AND COST/REVENUE FACTOR MEMORANDUM  

Information obtained during the previous task will be prepared in a Level of Service and Cost/Revenue 
Factor Memorandum. This memorandum will show the different cost components for the various service 
providers, including both facility and non-facility related operating expenses, methodologies for 
forecasting future capital facility needs, associated operating expenses, and discussions of current versus 
preferred levels of service where appropriate. The memorandum will also contain a separate chapter 
showing revenue sources and associated projection methodologies. All revenue will be modeled including 
property and sales tax. 

Meetings: 

None. Conference calls as required.  

Deliverables: 

Technical Memorandum outlining Level of Service and Cost/Revenue Factors.  

 

TASK 6:  DESIGN FISCAL MODEL 

Based on the information collected and developed as part of the previous Tasks, TischlerBise will develop 
the fiscal model for this assignment.    

Meetings:   

None. Conference calls as required. 

Deliverables:  
See Task 7. 
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TASK 7: PREPARE FISCAL IMPACT REPORT 

TischlerBise will prepare a draft Fiscal Impact Report that describes in succinct fashion the findings from 
our analysis of redevelopment/infill, expansion of nonresidential land uses and annexation scenarios.   
The differences between and among the scenarios will be analyzed and described thoroughly. It is 
anticipated the report will contain the following: 

� Executive Summary 

� Summary of Growth Scenarios and Demographic/Socioeconomic Factors 

� Annual Fiscal Impact Results By Scenario (Years 1-10, 11-20 and 1-20) 

� Average Annual Fiscal Impact Results By Scenario 

� Major Revenue Findings (including net tax revenue added) 

� Major Capital Cost Findings 

� Major Operating Expense Findings 

� Discussion of Intervention Strategy costs 

The report will be a stand-alone document, clearly understood by all interested parties. The Executive 
Summary will be a valuable instrument for elected officials and the community at large. The analysis will 
address each scenario and will present all of the major findings and the reasons for the results. These will 
include issues regarding differences among the scenarios, staging, and other issues. After Client review, 
the final report will be issued.   

Strategic Recommendations. The Fiscal Impact Report will also include targeted recommendations to 
encourage appropriate development and accomplish funding of required infrastructure and services (e.g., 
Revenue Enhancement Options). This will include a priority list of short and long-term public investments 
most likely to have a catalytic effect on redevelopment.  TischlerBise will also make strategic 
recommendations related to economic development incentives that should be considered to encourage 
redevelopment. Finally, a financial implementation outline will be developed that identifies specific action 
items, responsible parties, timeframe, and potential funding source(s). 

Meetings: 

One (1) internal meeting with City staff to discuss Administrative Draft; Two (2) Public Meetings with City 
Commission.   
Deliverables: 

Administrative Draft (six hard copies and one electronic searchable PDF); Draft Report for Public 
Distribution (six hard copies and one electronic searchable PDF); Final Report Document (six hard copies 
and one electronic searchable PDF). 
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Other Relevant Financing Experience 
Similar Projects In The Past 36 Months 
The table below indicates the relevant assignments our Project Team has completed over the last three 
years (36 months). 

State Client State Client State Client 

AB Lethbridge FL Sarasota County NC Davidson 

AZ Queen Creek MA Barnstable NV Las Vegas 

AZ Salt River  MA Bourne TX Bexar County 

CO Aurora MA Dennis TX Corpus Christi 

CO  Castle Rock MA Falmouth TX Denton 

CO Castle Pines MA Sandwich VA Fairfax 

CO Centennial MA Somerville VA Falls Church 

CO Louisville OH Dublin VA Front Royal 

IL Champaign-Urban  OH Grandview Heights VA Suffolk 

MN Minnesota Dept. of Rev. MD� Sykesville PA Adams County 

 
Below are project descriptions and references for TischlerBise from work completed during the last thirty-
six months that are of similar size and complexity. We have listed only projects that our Project Team 
members were associated.   
 
City of Aurora, Colorado – Feasibility Study for the Formation of a City and County of Aurora  
Contact: Michelle Wolfe, Deputy City Manager, Administrative Services  
Phone: (303) 739-7124  
Email: mwolfe@auroragov.org  
Contract Period: 2012 to 2014 
Project Personnel: Carson Bise, AICP and Julie Herlands, AICP  
 
The City of Aurora, Colorado contracted with TischlerBise in late November 2012 to conduct a Feasibility 
Study on the Formation of a City-County of Aurora. The project involves identifying pros and cons of 
forming a county, defining land use and service/facility delivery scenarios, analyzing demographic 
conditions, determining revenue streams, determining baseline operating and capital costs, and 
analyzing overall fiscal feasibility of forming a City-County of Aurora. Also part of the assignment, 
TischlerBise analyzed the services provided Countywide versus in the unincorporated area compared to 
revenues generated from the City of Aurora to determine the amount of funding the City of Aurora 
contributes to the County in relation to the services it receives. 
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Minnesota Department of Revenue – Evaluation of Fiscal Disparities Act 
Contact: Eric Willette, Director of Property Tax Research 
Phone: (651) 556-6100 
E-Mail: eric.willette@state.mn.us  
Contract Period: 2012 
Project Personnel/Office Location: Carson Bise, AICP and Julie Herlands, AICP 

The study conducted by TischlerBise was the first extensive study of the Fiscal Disparities Program in its 
40-year history. The study was a comprehensive analysis of the following: The Fiscal Disparities Program 
requires all communities in the seven-county area to contribute 40 percent of the growth in their 
commercial/industrial tax base (from 1971) to a regional pool. 

� Growth trends in the Twin Cities seven-county metro region looking at population and 
employment growth over the past 40 years;  

� Fiscal and economic conditions and trends in the region including changes in incomes, tax base 
composition, and residential tax burdens;  

� What the trends have been regarding tax capacity, tax rates, and residential homestead burden, 
and what the changes would be if the program were eliminated particularly on tax rates, taxes 
paid, and residential homestead burden;  

� The potential “overburden” on jurisdictions—including the major local taxing jurisdictions (city, 
county, school)—from different types of land uses both under the current taxation system (with 
Fiscal Disparities) and a hypothetical scenario if the program were eliminated. 

Bexar County, Texas – Fiscal Impact of Annexation and Incorporation 
Contact: Seth Mitchell, Assistant to the County Administrator 
Phone: (210) 335-2405 
E-mail: seth.mitchell@Bexar.org 
Contract Period: 2012 - 2014 
Personnel: Carson Bise, AICP and Julie Herlands, AICP 
 
The County of Bexar contracted with TischlerBise for a multi-phase project to assist the County with 
service delivery issues in the unincorporated County. The unincorporated areas of the County had seen 
90 percent growth from 2000 to 2010 due to both natural growth and limited annexations by the City of 
San Antonio, and these areas are projected to continue to grow by an additional 100,000 in population 
over the next few years.  A main component of the assignment involved an extensive fiscal impact 
analysis of the unincorporated areas of the County with a fiscal impact model designed 
specifically for this assignment. The model reflected both the City of San Antonio’s level of service to 
evaluate the fiscal impact of annexation and a prototypical jurisdiction in the County based on an analysis 
of proxy smaller jurisdictions in the County to evaluate the fiscal impact of incorporation. The project 
culminated with a Service Delivery and Fiscal Sustainability Recommendations report in which 
TischlerBise developed a matrix to evaluate areas of the unincorporated County according to a 
wide-range of criteria including those areas suitable for annexation.   
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Schedule of Values (Cost) and Timeline 
SCHEDULE OF VALUES (COST PROPOSAL)  
The following figure provides our fixed fee cost proposal (Attachment A). 

 
 
 
 
TIMELINE OF PROPOSED WORK PROGRAM  
The following table provides our proposed project schedule for the City’s assignment. The schedule is 
inclusive of all tasks, meetings, and deliverables outlined in the Scope of Work. As indicated below, we 
estimate a project schedule of four (4) months. 

 
 
 
 

Project Team Member: Bise Herlands Griffin 

Hourly Rate* $200 $180 $170 Hours Cost

Task 1. Project Initiation /Data Acquistion 8 10 0 18 $3,400 

Task 2: Market Assessment 12 20 8 40 $7,360 

Task 3: Determine Future Development Scenarios 12 20 10 42 $7,700 

Task 4: Develop Level of Service, Cost & Revenue Factors 8 20 10 38 $6,900 

Task 5: Prepare Level of Service and Cost/Revenue Factor Memo 8 16 10 34 $6,180 

Task 6: Design Fiscal Model 8 45 8 61 $11,060 

Task 7: Prepare Fiscal Impact Report 8 24 8 40 $7,280 

TOTALS 64 155 54 273 $49,880
* Hourly rates are inclusive of all costs. 

COST PROPOSAL FOR THE CITY OF SOUTH MIAMI, FLORIDA, ECONOMIC IMPACT STUDY

Total

Task

Task 1. Project Initiation /Data Acquistion •

Task 2: Market Assessment •

Task 3: Determine Future Development Scenarios •

Task 4: Develop Level of Service, Cost & Revenue Factors

Task 5: Prepare Level of Service and Cost/Revenue Factor Memo •

Task 6: Design Fiscal Model

Task 7: Prepare Fiscal Impact Report • •

•  Meeting/Deliverable

SCHEDULE FOR THE CITY OF SOUTH MIAMI, FLORIDA, ECONOMIC IMPACT STUDY
Month 1 Month 2 Month 3 Month 4
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Required Forms 
Attached are the following required forms:  
 

x Indemnification and Insurance Documents EXHIBIT 2 
 

x Signed Contract Documents, Professional Services Agreement, EXHIBIT 4 
 

x Respondents Qualification Statement 
 

x List of Proposed Subcontractors and Principal Suppliers 
 

x Non-Collusion Affidavit 
 

x Public Entity Crimes and Conflicts of Interest 
 

x Drug Free Workplace 
 

x Acknowledgement of Conformance with OSHA Standards 
 

x Affidavit Concerning Federal & State Vendor Listings 
 

x Related Party Transaction Verification Form 
 

x Presentation Team Declaration/Affidavit of Representation 
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Principal Office 
4701 Sangamore Road, Suite S240 | 
Bethesda, MD 20816 
301.320.6900 x12 (w) | 301.320.4860 (f) | 
carson@tischlerbise.com 

 

Florida Office:  
606 3rd Avenue West  #305 | Bradenton, 
FL 34205 

 


